COUNTY OF LAKE

COMMUNITY DEVELOPMENT DEPARTMENT
Planning Division

Courthouse - 255 N. Forbes Street

Lakeport, California 95453

Telephone 707/263-2221 FAX 707/263-2225

STAFF REPORT
TO: Zoning Administrator

FROM: Mary Darby, Community Development Director
Prepared by: Eric Porter, Associate Planner

DATE: July 6, 2022

SUBJECT: Minor Use Permit, MUP 22-03; Categorical Exemption, CE 22-34
APN: 010-025-49
Location: 8030 Lake Street, Lower Lake

Supervisorial District 1

ATTACHMENTS: 1 Vicinity Map
2.  Agency Comments
3. Site Photos
4 Conditions of Approval
5 Public Comments
. EXECUTIVE SUMMARY

The subject site, located at 8030 Lake Street, Lower Lake, California contains a building
that had been used as an office, and has a small apartment attached to the eastern side
of the main building. The applicant wants to convert the building into a small convenience
store.

Project Description

Applicant: Joshi Convenience Store

Owner: Certificate Investment Fund

Location: 8030 Lake Street, Lower Lake, CA

A.P.N.: 010-025-49

Parcel Size: 1.00 acres

General Plan: Resort Commercial

Zoning: “CR-FF” Resort Commercial — Floodway Fringe

Flood Zone: AE (Entire site)



Source: Lake County GIS Mapping
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Project Setting

Existing Uses and Improvements: The property is currently developed with a 1,500 sq.

ft. commercial building, a small attached apartment, and a parking lot. The entire
building is approximately 2,000 sq. ft. in size.

Surrounding Zoning and Land Uses (see Zoning Map, next page):

North: CR Resort Commercial; contains an apartment building and parking
West: R1 Low Density Residential; contains small lots with dwellings
South: CR Resort Commercial; partially developed with retail uses

East: Canal, City of Clearlake lots

Topography: The parcel is flat with slopes from 0-10%.

Water Supply: Special Districts

Sewage Disposal: Special Districts

Fire Protection: Southlake Fire Protection District

Vegetation: Several Oak Trees; some introduced landscaping



ZONING OF SITE AND SURROUNDING AREA
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1. PROJECT ANALYSIS

General Plan Conformance

Resort Commercial

This land use category provides for a mix of commercial uses oriented toward tourists
and other visitors to the county, including agriculturally-based tourism. Typical uses that
would be permitted include: recreation activities (e.g., golf courses); dining; entertainment
services; destination-resorts; various types of lodging facilities such as, but not limited to
hotels, motels, retreats, fractional ownership lodging units and time-share units; wineries;,
spas; and on-site residential uses if secondary and subordinate to commercial resort
uses. This designation is located both inside and outside of Community Growth
Boundaries.

The following County of Lake General Plan policies relate to site development in the
context of this proposal:

e Policy LU-6.1 Diverse Economic Base The County shall actively promote
the development of a diversified economic base by continuing to promote
agriculture, recreation services, and commerce...

Response: This proposal will have an estimated six employees who will spend money
locally. This in turn will help the local economy by having employees purchase
commodities, gas, food and other items from local vendors.



e Policy LU-7.4 Contextual and Compatible Design. The County shall ensure
that new development respects Lake County’'s heritage by requiring that
development respond to its context, be compatible with the traditions and
character of each community, and develop in an orderly fashion which is
compatible with the scale of surrounding structures.

Response: The immediate area is characterized by small retail uses and some small
dwellings. The existing building is not overly large (approximately 2,000 sq. ft.), and is
single story, which is consistent with its surroundings.

Lower Lake Area Plan Conformance

The project site is located within the boundary of the Lower Lake Area Plan. This particular
Plan does not contain goals, objectives or policies, but has lengthy discussion on the
value of economic development within the Plan’s boundaries.

The use proposed is a convenience store. This use will employ an estimated six persons,
who will benefit the local economy by purchasing food, gas, and other commodities
necessary for living in this area.

Zoning Ordinance Conformance

Article 17, CR Resort Commercial Zone.

Purpose: To provide for tourist recreational development in areas of unique scenic and
recreational value, while providing for maximum conservation of the resources of the
parcel. The following regulations shall apply to all “CR” districts and all uses shall be
subject to development review as set forth in Article 56.

17.4 Uses permitted subject to first obtaining a Minor Use Permit

(d) Novelty and gift shops, beauty and barber shops, sporting goods and apparel
shops, game rooms, arcades, laundromats open to the public, and bait and tackle
shops when incidental to a hotel, motel, campground, RV park, or time share
condominium when not exceeding a use area of one thousand five hundred (1,500)
square feet.

Response: Staff has made an interpretation that the proposed convenience store use is
closely related to subsection (d) above in terms of functionality. The applicant has applied
for a minor use permit to convert the former office to a convenience store.

Article 56, Development Review
56.5 Findings required for approval: The Review Authority shall only approve or

conditionally approve a development review permit if all of the following findings are
made:



(a) That the proposed use is a permitted use in the district where located.
Response: Article 17 allows retail uses. In this case, the use requires a minor use permit.

(b) That the site for the project is adequate in size, shape, location, and physical
characteristics to accommodate the type of use and level of development
proposed.

Response: The 1.00 acre lot is developed with the existing building and a parking lot.
The existing building is about 1,400 sq. ft. in size, and there are nine on-site parking
spaces that already exist.

(c) That there are adequate public or private services, including but not limited to
fire protection, water supply, and sewage disposal.

Response: The site is served by public sewer and water. Power exists for the site. This
area is under jurisdiction of the South Lake Fire District (CalFire) and the Lake County
Sheriffs Department. South Lake Solid Waste provides solid waste disposal.

(d) That the project is in conformance with the applicable provisions and policies
of this Chapter, the Lake County General Plan and any approved zoning or land
use study or plan.

Response: This report evaluates the conformance with the General Plan, the
applicable Area Plan, and the applicable sections of the Zoning Ordinance.

(e) That the streets, highways and pedestrian facilities are reasonably adequate to
safely accommodate the specific proposed use.

Response: The site is served by Lake Street, a paved County road at this location.

(f) That no violation of Chapters 5, 17, 21, 23 or 26 of the Lake County Code
currently exists on the property, unless the purpose of the permit is to correct the
violation, or the permit relates to a portion of the property which is sufficiently
separate and apart from the portion of the property in violation so as not to be
affected by the violation from a public health, safety or general welfare basis.

Response: There are no documented violations on this site.

lll. FINDINGS FOR APPROVAL

There are six required findings for approval of a Minor Use Permit (Article 50) in addition
to the required findings for approval of Development Review (Article 56). The Review
Authority may only approve or conditionally approve a minor use permit and / or a
development review permit if all of the following findings are made.



Article 50.4, Minor Use Permit Findings for Approval

1. That the establishment, maintenance, or operation of the use applied for will not
under the circumstances of the particular case, be detrimental to the heallh, salely,
morals, comfort and general welfare of the persons residing or working in the
neighborhood of such proposed use, or be detfrimental to property and
improvements in the neighborhood or the general welfare of the County.

Response: The site is located in an area that is intended for commercial development.
The subject site is fully developed with a commercial building, a small apartment, and a
parking lot.

2. That the site for the project is adequate in size, shape, location, and physical
characteristics to accommodate the type of use and level of development
proposed.

Response: The 1.00 acre site is large enough to contain the existing building and nine
parking spaces, both of which already exist.

3. That the streets, highways and pedestrian facilities are reasonably adequate to
safely accommodate the specific proposed use.

Response: No changes to the public portion of the street system, highway or pedestrian
facilities are needed. CalTrans and Lake County Public Works were notified of this
change of use and had no adverse comments.
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4. That there are adequate public or private services, including but not limited to fire
protection, water supply, sewage disposal, and police protection to serve the
project.

Response: The site is already fully served with all vital utilities.

5. That the project is in conformance with the applicable provisions and policies of
this Code, the General Plan and any approved zoning or land use plan.

Response: The building and parking area are compliant with the Lower Lake Area Plan,
the General Plan and all applicable zoning ordinances.

6. That no violation of Chapters 5, 17, 21, 23 or 26 of the Lake County Code currently
exists on the property, unless the purpose of the permit is to correct the violation,
or the permit relates to a portion of the property which is sufficiently separate and
apart from the portion of the property in violation so as not to be affected by the
violation from a public health, safety or general welfare basis.

Response: There are no documented violations of Chapters 5, 17, 21, 23 or 26 of the
Lake County Code on this property.

IV. ENVIRONMENTAL ANALYSIS. This minor use permit and development review
application are exempt from CEQA review because the site is already developed
and no further changes are proposed. The project falls within Categorical
Exemption Class 1 under CEQA section 15301.

IV. RECOMMENDATION. Staff recommends the Zoning Administrator approve the
project with the following findings:

A. Adopt the Categorical Exemption to CEQA CE 22-34 under CEQA section 15301
with the finding that the site is fully developed, and no new development is either needed
or proposed.

B. Approve the Minor Use Permit, MUP 22-03 with the following findings:

1. That the establishment, maintenance, or operation of the use applied for will under the
circumstances of the particular case, will not be detrimental to the health, safety,
morals, comfort and general welfare of the persons residing or working in the
neighborhood of such proposed use, or be detrimental to property and improvements
in the neighborhood or the general welfare of the County.

2. That the project is in conformance with the applicable provisions and policies of the
Lower Lake Area Plan.



SAMPLE MOTIONS:

CEQA Exemption.

| find this minor use permit and development review application applied for by Joshi
Convenience Store at a site located at 8030 Lake Street, Lower Lake, and known as APN:
010-025-49 is categorically exempt from CEQA review because it falls within Categorical
Exemption Class 1 under CEQA section 15301 with the findings listed in the staff report
dated July 6, 2022.

Use Permit Approval

| find that the Minor Use Permit (MUP 22-03) applied for by Joshi Convenience Store at a
site located at 8030 Lake Streetl, Lower Lake, and known as APN: 010-025-49 does meetl

the requirements of Lake County Zoning Ordinance Section 50.4 and therefore the Use
Permit be approved with the findings listed in the staff report dated .July 6, 2022.

NOTE: The applicant or any interested person is reminded that the Zoning Ordinance
provides for a seven (7) calendar day appeal period. If there is a disagreement with the
Zoning Administrator’s decision, an appeal to the Planning Commission may be filed. The
appropriate forms and applicable fee must be submitted prior to 5:00 p.m. on or before the
seventh calendar day following the Zoning Administrator's final determination.



VICINITY MAP



Eric Porter

From: Ron Montez <rmontez@big-valley.net>

Sent: Friday, May 20, 2022 11:51 AM

To: Mary Claybon

Cc: Sarah Ryan

Subject: [EXTERNAL] RE: Request for Review for Sufficiency: MUP 22-03 Joshi Convenience Store

Hello Mary Claybon, as this proposed project is located outside of the Aboriginal Historic Boundaries of the Big Valley
Band of Pomo Indians, we will not request Tribal Consultation.

Thank you,

Ronald Montez Sr.

THPO

Big Valley Band of Pomo Indians
2726 Mission Rancheria Rd.
Lakeport, CA. 95453
541-570-5799
rmontez@big-valley.net

From: Mary Claybon <Mary.Claybon@lakecountyca.gov>

Sent: Wednesday, May 18, 2022 8:25 AM

To: Sarah Ryan <sryan@big-valley.net>; Ron Montez <rmontez@big-valley.net>; cww281@gmail.com;
l.brown.elem@gmail.com; rgeary@hpultribe-nsn.gov; EC@hpultribe-nsn.gov; kn@koination.com;
sjelliott@hoplandtribe.com; cfo@hoplandtribe.com; THPO@middletownrancheria.com;
scottg@mishewalwappotribe.com; admin@rvrpomo.net; tanderson@rrcbc-nsn.gov; terre.logsdon@sv-nsn.gov;
Ibill@yochadehe-nsn.gov

Subject: Request for Review for Sufficiency: MUP 22-03 Joshi Convenience Store

Hello,

This email is a request for review for a Convenience Store project as referenced above. Due to the size of the
attachments | have utilized this file share system and the attachments will be located below for download.

In accordance with Assembly Bill 52 (AB52) and Section 21080.3.1(b) of the California Public Resources Code
(PRC), we are responding to your request to be notified of projects in our jurisdiction that will be reviewed under
CEQA. We are hereby notifying you of an opportunity to consult with us regarding the potential for this project to
impact Tribal Cultural Resources, as defined in Section 21074 of the PRC. The purposes of tribal consultation under
AB52 are to determine, as part of the CEQA review process, whether or not Tribal Cultural Resources are present
within the project area, and if so, whether or not those resources will be significantly impacted by the project. If tribal
cultural resources may be significantly impacted, then consultation will also help to determine the most appropriate
way to avoid or mitigate those impacts. In accordance with Section 21080.3.1(b) of the PRC, Consultation request
under AB52 must be received in writing within 30 days of receipt of this notice. If the Tribe would like to formally
request an AB 52 consultation, please email or write your request and designated lead contact person to Eric Porter
at eric.porter@lakecountyca.gov or mail them to the address listed in the letterhead above.

Mary Claybon
Assistant Planner



Community Development Department
Planning Division

255 N. Forbes St.

Lakeport, CA 95453

Phone: (707) 263-2221

Files attached to this message

Filename Size Checksum (SHA256)

AB52 324 d228af93129a6db0040a6853ab809fbc9083ad6ad08£39%eb8bc8e8002a73728

Joshi.pdf KB

RFR 328

Joshi.pdf KB

Site Plans.pdf 157 2d419e4£488ece78b9852b1164b4a80adac636063229e2b797002££9907523£9
KR

Please click on the following link to download the attachments:
https:/ffiletransfer.co.lake.ca.us/message/vIDF2IUT3QRfaZnFYtptZ5
This email or download link can be forwarded to anyone.

The attachments are available until: Friday, 17 June.

Message ID: vIDF2IUT3QRfazZnFYtptZz5

Download Files

County of Lake Secure File Transfer — Secure File Transfer System: htips./filetransfer.co.lake.ca.us



Eric Porter

From: William Collins

Sent: Wednesday, May 18, 2022 5:13 PM

To: Mary Claybon

Subject: RE: Request for Review for Sufficiency: MUP 22-03 Joshi Convenience Store

Please make sure they get all applicable building permits.
Sincerely

Bill Collins, CBO, CASp

Chief Building official

County of Lake

255 N. Forbes St.

Lakeport, CA 95453

707-263-2221 ex 38123 (Office)
william.collins@lakecountyca.gov
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From: Mary Claybon [mailto:Mary.Claybon@Iakecountyca.gov]

Sent: Tuesday, May 17, 2022 3:12 PM

To: Ryan Lewelling <Ryan.Lewelling@lakecountyca.gov>; William Collins <William.Collins@lakecountyca.gov>; Mary
Darby <Mary.Darby@lakecountyca.gov>; Tina Rubin <Tina.Rubin@lakecountyca.gov>; Lori Baca
<Lori.Baca@lakecountyca.gov>; Cara Salmon <cara.salmon@Ilakecountyca.gov>; Greg Peters
<Greg.Peters@lakecountyca.gov>; Scott DeLeon <Scott.DeLeon@lakecountyca.gov>; Yuliya Osetrova
<Yuliya.Osetrova@lakecountyca.gov>; mike.wink@fire.ca.gov; james.shupe @dot.ca.gov; jesse.robertson@dot.ca.gov;
jacob.rightnar@dot.ca.gov

Subject: Request for Review for Sufficiency: MUP 22-03 Joshi Convenience Store

Hello Fellow Agencies,

This email is a request for review for a Convenience Store project as referenced above. Due to the size of the
attachments | have utilized this file share system and the attachments will be located below for download.

Please advise us if additional information is needed, which permits are required from your agency (if any), and of
your environmental concerns. Additionally, please advise if your agency recommends any modifications to the
project that would reduce potential environmental impacts. Due to the provisions of state law, it is essential that we

1



receive your comments as soon as possible but in no case later than June 16, 2022. Please email your comments
to Eric. Porter@lakecountyca.gov.

Thank you,

Mary Claybon
Assistant Planner

Community Development Department
Planning Division

255 N. Forbes St.

Lakeport, CA 95453

Phone: (707) 263-2221

Files attached to this message

Filename Size Checksum (SHA256)

RFR 328 3%a9cHabre5l8fdesZe7débact9p11356%a67E8b07a7cd8C5I41eb44d/983b1e

Joshi.pdf KB

Site Plans.pdf 157 2d419%edf488ece78b9852b1164b4a80adae636063229e2b797002££9907523£9
KB

Please click on the following link to download the attachments:
https:/ffiletransfer.co.lake.ca.us/message/OgSeXaM56Rx7QgyBSCFVvEB
This email or download link can be forwarded to anyone.

The attachments are available until: Thursday, 16 June.

Message ID: 0gSeXaM56Rx7QgyBSCFVER

Download Files

County of Lake Secure File Transfer — Secure File Transfer System: https:/ffiletransfer.co.lake.ca.us



Eric Porter

From: ROBERTSON, JESSE GRAHAM@DOT <jesse.robertson@dot.ca.gov>

Sent: Wednesday, May 18, 2022 823 AM

To: Mary Claybon

Subject: [EXTERNAL] RE: Request for Review for Sufficiency: MUP 22-03 Joshi Convenience Store
Mary,

Caltrans considers this project to be less than significant from a transportation safety and VMT perspective. We have no
comments on the proposed project at this time.

Thanks for giving us the opportunity to comment.

Jesse Robertson
Transportation Planning
Caltrans District 1

(707) 684-6879 (mobile)

From: Mary Claybon <Mary.Claybon@Ilakecountyca.gov>

Sent: Tuesday, May 17, 2022 3:12 PM

To: ryan.lewelling@lakecountyca.gov; william.collins@lakecountyca.gov; mary.darby@lakecountyca.gov;
Tina.Rubin@lakecountyca.gov; lori.baca@lakecountyca.gov; cara.salmon@Ilakecountyca.gov;
Greg.Peters@lakecountyca.gov; External, sdeleon <scott.deleon@lakecountyca.gov>;
Yuliya.Osetrova@lakecountyca.gov; Wink, Mike@CALFIRE <Mike.Wink@fire.ca.gov>; james.shupe@dot.ca.gov;
ROBERTSON, JESSE GRAHAM@DOT <jesse.robertson@dot.ca.gov>; Rightnar, Jacob@DOT <Jacob.Rightnar@dot.ca.gov>
Subject: Request for Review for Sufficiency: MUP 22-03 Joshi Convenience Store

[EXTERNAL EMAIL. Linis/attachments may not be safe.
Hello Fellow Agencies,

This email is a request for review for a Convenience Store project as referenced above. Due to the size of the
attachments | have utilized this file share system and the attachments will be located below for download.

Please advise us if additional information is needed, which permits are required from your agency (if any), and of
your environmental concerns. Additionally, please advise if your agency recommends any modifications to the
project that would reduce potential environmental impacts. Due to the provisions of state law, it is essential that we
receive your comments as soon as possible but in no case later than June 16, 2022. Please email your comments
to Eric.Porter@lakecountyca.gov.

Thank you,

Mary Claybon
Assistant Planner

Community Development Department
Planning Division

255 N. Forbes St.

Lakeport, CA 95453

Phone: (707) 263-2221



Files attached to this message

Filename Size Checksum (SHA256)

RFR 328 3029054b /oS80T de6bact9n 1135694678007 TCdB03 M4 13440798 b

Joshi.pdf KB

Site Plans.pdf 157 2d419e4f488ece780b9852b1164b4a80adae636063229e2b797002fF9907523F9
KB

Please click on the following link to download the attachments:
hitps:/iletransfer.co.lake.ca.us/message/OgSeXaM56Rx7QgqyBSCFvEB

This email or download link can be forwarded to anyone.
The attachments are available until: Thursday, 16 June.

Message ID: 0gSeXaM56Rx7Q0gyBSCFVEB

County of Lake Secure File Transfer — Secure File Transfer System: https://ffiletransfer.co.lake.ca.us
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HABEMATOLEL POMO
CULTURAL RESOURCES

May 6, 2022
Lake County Dept. of Community Development

Attn: Eric Porter, Mary Claybon
255 N. Forbes Street
Lakeport, CA 95453

RE: Joshi Convenience Store Project, HP-20220523-01
Dear M. Eric Porter & Ms. Mary Claybon:

Thank you for your project notification letter dated, May 23, 2022, regarding cultural information on or
near the proposed 8030 Lake Street, Lower Lake, Lake County. We appreciate your effort to contact us
and wish to respond.

The Habematolel Pomo Cultural Resources Department has reviewed the project and concluded that it
is within the Aboriginal territories of the Koi Nation and Habematolel Pomo of Upper Lake. Please
continue to provide the Habematolel Pomo Cultural Resources Department with updates regarding the
Joshi Convenience Store Project.

Should you have any questions, please contact the following individual:

Robert Geary, Tribal Historic Preservation Officer (THPO)
Habematolel Pomo of Upper Lake

Office: (707) 900-6923

Email: rgeary@hpultribe-nsn.gov

Please refer to identification number HP - 20220523-01 in any correspondence concerning this project.
Thank you for providing us the opportunity to comment.

Sincerely,

A —

Robert Geary
Cultural Resources Director/Tribal Historic Preservation Officer

HABEMATOLEL POMO OF UPPER LAKE
1 707.900.6923  1:707.275.0757  PO. Box 516 Upper Lake, CA 95485




Eric Porter

From: Lori Baca

Sent: Wednesday, May 18, 2022 8:35 AM

To: Mary Claybon

Subject: RE: Request for Review for Sufficiency: MUP 22-03 Joshi Convenience Store
Mary,

| have a few questions...
Will this proposed project be selling any hot food? Or have a Deli? Public restrooms?

We currently service this property for public sewer and | don’t see the need for any additional Capacity Fees, however,
we may possibly require a Grease Interceptor if they plan on having a Deli and plan on selling hot/Deep fried/prepared
foods.

Respectfully,

Lori A. Baca

Customer Service Supervisor
Lori.Baca@lakecountyea.gov

Office Number (707) 263-0119
Fax (707) 263-3836

From: Mary Claybon [mailto:Mary.Claybon@lakecountyca.gov]

Sent: Tuesday, May 17, 2022 3:12 PM

To: Ryan Lewelling <Ryan.Lewelling@lakecountyca.gov>; William Collins <William.Collins@lakecountyca.gov>; Mary
Darby <Mary.Darby@lakecountyca.gov>; Tina Rubin <Tina.Rubin@lakecountyca.gov>; Lori Baca
<Lori.Baca@lakecountyca.gov>; Cara Salmon <cara.salmon@Ilakecountyca.gov>; Greg Peters
<Greg.Peters@lakecountyca.gov>; Scott DeLeon <Scott.DeLeon@lakecountyca.gov>; Yuliya Osetrova
<Yuliya.Osetrova@lakecountyca.gov>; mike.wink@fire.ca.gov; james.shupe@dot.ca.gov; jesse.robertson@dot.ca.gov;
jacob.rightnar@dot.ca.gov

Subject: Request for Review for Sufficiency: MUP 22-03 Joshi Convenience Store

Hello Fellow Agencies,

This email is a request for review for a Convenience Store project as referenced above. Due to the size of the
attachments | have utilized this file share system and the attachments will be located below for download.

Please advise us if additional information is needed, which permits are required from your agency (if any), and of
your environmental concerns. Additionally, please advise if your agency recommends any maodifications to the
project that would reduce potential environmental impacts. Due to the provisions of state law, it is essential that we
receive your comments as soon as possible but in no case later than June 16, 2022. Please email your comments
to Eric.Porter@lakecountyca.gov.






















